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Executive Summary

The City of Manchester Economic Development Office (MEDO) is pleased to
announce a substantial redevelopment opportunity of the former Jac-Pac food
processing facility.  This seventeen (17) +/- acre Site warrants significant mixed-
use development that may include a primary campus for corporate client or multi-
tenant users.  Located at the southern gateway to Manchester’s Central
Business District, the parcel includes frontage along the Merrimack River,
possible rail access on-site, and easy access to US Route 3 and I-293
interchanges.  

The highly visible Site abuts land owned by City of Manchester agencies or other
private parties which may be available for assemblage to create a more
ambitious  development project.   Further discussions on this topic will be held at
the Developers Conference.

MEDO believes redevelopment of the Jac-Pac site provides the possible
opportunity to secure public funds through sources such as: New Markets Tax
Credits (NMTC); Section 108 Loans; Brownfield Economic Development Initiative
(BEDI) Grants; NH Community Reinvestment Opportunity (CROP) Zone tax
incentives, as well as energy efficiency funds through the US Department of
Energy; and other sources.  MEDO and the selected development team can, and
will, create a world-class development at this Site that will help to showcase
Manchester as the commercial center of Northern New England.  MEDO will act
as the lead City agency on the Jac-Pac Redevelopment process and anticipates
playing a facilitator role in fast-track permitting and review to complete a timely
project for the City and the selected developer/development team.

According to a December 2005 Economic Strategies report by Angelou
Economics, the Jac-Pac Site’s redevelopment as a business-focused asset is a
key component of securing Manchester’s economic future.  For this reason,
redevelopment should  accomplish a number of key objectives including:

•  Create a mixed-use development to support economic vitality at the gateway
to Manchester’s Central Business District that generates 24/7 activity. 

•  Expand the City tax base.
•  Recoup the City’s purchase price and maintenance fees of three and one half

million dollars ($3,500,000). 
•  Develop new economic engines focused on knowledge-based, medical, and

technology industries that will act as major employment generators for
Manchester and surrounding communities.  See Appendix A for Target
Industry Identification and Analysis.

•  Enhance and expand the Riverwalk system already in place to encourage
recreational visitors into Downtown.

•  Aesthetically enhance the southern gateway to the Central Business District.
•  Demonstrate Green Building techniques aimed at reducing operating costs of

the completed project.   
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Following these primary objectives for proposal review, the City will sell or lease
the Site to the most qualified developer or development team that proposes best
and highest utilization of the Site.  MEDO (and the City) is willing to consider a
public-private venture to ensure infrastructure improvements and additional Site
assemblage to support the first-class development it envisions for this parcel.   

Proposals should clearly demonstrate how development benefits accrue to the
community in terms of job creation (both construction and permanent), open
space/riverwalk establishment, community serving retail, housing, and other
items of significance. 
  
Interested parties are encouraged to attend the Developers Conference and Site
Tour to be held at the Site, December 6, 2006 11AM at 168 Hancock Street.
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Photo: Looking down Hancock Street at former Jac-Pac office building (right) towards
processing plant
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Overview

Statement of Intent

The intent of this document is to provide interested parties with sufficient information
to prepare and submit a design/build/finance proposal. The proposal, at a minimum,
shall offer to commit the interested party to design, construct and finance a mixed-use
development on the seventeen (17) acre +/- former Jac-Pac facility.  Highest and best
use development to maximize Site value is encouraged, while maintaining public
riverfront access. Strong consideration will be afforded proposals that embrace
sustainable design and/or the US Green Building Council’s LEED Green Building
Rating System to guide project design.  See Appendix B for LEED Project Checklist.

Other qualifiers will include pre-identified tenants, equity position, and track record on
similar scale projects.  See Submission Guidelines section for a comprehensive list.

The intent of this RFP process is to select a developer or development team to
work on this project in partnership with MEDO and other City entities, addressing
economic development, housing, entertainment, and riverfront recreational goals.
Ultimately, the City would hope to recoup at a minimum, its purchase price of
$3,500,000 for the parcel if private ownership is determined to be the optimal
development scenario. 

Manchester Economic Development Office (MEDO) Support

MEDO anticipates playing a supportive role in the Jac-Pac redevelopment
process. Efforts to this end may include: preliminary site work; public investment
and loan opportunities; approval process guidance; coordination with City
departments to secure necessary infrastructure improvements; assistance in
marketing and securing tenants; and other means that will help to achieve a
landmark project that serves as an anchor to the ongoing revitalization of the
Central Business District.  

MEDO is authorized as the lead City department on this project and has
assembled a Developer Selection Team representing various city departments,
Board Members from the Manchester Development Corporation, and other
experts from the real estate field.    Title to the property is currently held by the
Manchester Housing and Redevelopment Authority.  See Appendix C

The Manchester Development Corporation (MDC)
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The MDC is a quasi-governmental development entity that will play a supportive
role in the Developer Selection Process.  MDC has a demonstrated track record
of guiding development projects in the City of Manchester.  The MDC Board
consists of private industry appointments by the Board of Mayor and Alderman
(BMA), and has played a significant leadership role in land acquisition and
development of the Verizon Wireless Arena, The Manchester Place Apartments
and Retail Development, and the Wall Street Towers Apartment Building.
The Site-

Jac-Pac Facility

Manchester, NH

♦  Approximately 17 acres

♦  Access to Queen City Avenue

♦  Easy access to Interstate 93 via I-293

♦  Environmental Phase I and II Complete 

♦  All Utilities at Site

♦  Eligible for NH CROP Zone Tax Credits
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♦  Zoned for Redevelopment 

♦  Rail Access at Site 

♦  10 Minutes to Manchester Boston Regional Airport (MHT)

As the Southern Gateway to the Central Business District, the Jac-Pac site main
entrance is currently located on Hancock Street off Brown Avenue.  The 17 acre
Site is irregular in dimension, but contains approximately 830 feet of frontage on
the Merrimack River and 750 non-contiguous feet on Queen City Avenue.
Appendix D contains detailed parcel maps including Assessing Department
information about current buildings on Site.  The topography is relatively flat with
some gradient approaching the river.

The Jac-Pac Site borders other industrial and commercial uses to the north and
south as well as dense single and multi-family residential uses.

The subject property is zoned as a mixed-use Redevelopment District (RDV),
providing a wide variety of permitted uses, with many other options available by
Conditional Use (CU) and Special Exception (SE).  Current Zoning and
Shoreland Protection Act language is included as Appendix E.  The Shoreland
Act prohibits primary structure development within fifty (50) feet of the ordinary
high water line. 

Buildings presently on site total approximately 180,000 square feet including the
following: 

30,000 SF cold storage facility 
143,000 SF packing plant (2 connected buildings) 
10,000 SF office building
plus additional outbuildings of varying size 

Due to an extended period of vacancy and outdated uses, MEDO considers the
existing buildings to be of salvage value only, but is willing to entertain adaptive
re-use, if applicable.  Ideally, necessary demolition can occur in tandem with
redevelopment and public safety requirements. 

Phase I & II Environmental Assessments have been completed for the Site.
Significant findings focus on fuel storage leaks.  Ongoing monitoring and Site
remediation is underway.  Executive Summaries from these assessments are
attached as Appendix F.

The utility system which serves the Site varies in age and condition.  Systems on
Site include water, natural gas, sanitary sewer, storm drainage, electrical service,
fire alarm, and telephone.  Most of these services aside from electric and
telephone are below grade.  Existing roadways on Site are in stable condition
and should only require reconditioning upon redevelopment.
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Additional parcel assemblage - Adjacent to the Jac-Pac site is at least one parcel
that may be available for a more ambitious development program.  The
Manchester Transportation Authority (MTA) currently owns a seven (7+) acre site
housing their offices and bus lot immediately to the north of the Jac-Pac site.   As
this process continues, MEDO may assist in identifying relocation options that
meet MTA’s requirements.   If the MTA parcel is incorporated, it will provide
direct frontage on Elm Street, the main downtown thoroughfare.  There may be
other privately held parcels that create even greater frontage on Elm Street.
City of Manchester Facts

Manchester, New Hampshire is the largest city in Northern New England, with an
estimated 2006 population of 109,308 and a metropolitan area population (20-
mile radius) of 610,685.  Located only 53 miles northwest of Boston (One City
Hall Plaza, Manchester to City Hall Plaza, Boston) Manchester is less than a one
(1) hour drive from Boston. As the State’s largest city and business center,
Manchester boasts a diversified economic base, including the redeveloped
Millyard District, once the world’s largest textile mill complex; one of the fastest
growing commercial airports in the country; and eleven (11) area colleges and
universities. The student count at these institutions exceeds 14,000.    Today, the
City boasts an economy that is a diverse combination of manufacturing,
knowledge-based and other technology sectors, financial and related services,
tourism, entertainment, as well as a strong retail presence. 

The City and State are recognized nationally for livability and economic
strengths:

•  Most Livable State – 2006 Morgan Quitno Press
•  #8 The Ten Best Places to Invest - 2006 CNNMoney.com/

Business 2.0
•  #2 Healthiest State – 2005 Morgan Quitno Press
•  No individual sales or income tax
•  #4 Safest State 2005 – Morgan Quinto
•  #1 State Child and Family Well-being – 2005 Kids Count Data Book
•  #7 Best Small Metro Area for Doing Business in America 2005
       Inc. Magazine                        
•  #10 Best Place (Manchester) to Live in America 2004 – Men’s Journal 
•  #43 Strongest Metropolitan Economy 2005 – Policom Corp
•  The only city in the Northeast to be included in the top 10 cities with

the lowest tax burden (Kiplinger’s Personal Finance, June 2004)
•  The City is rated AA+ by Standard and Poors and Fitch.  Manchester

also received an Aa3 rating by Moody’s, emphasizing sound 
fiscal management.

Transportation

The City owns and operates the Manchester-Boston Regional Airport, offering air
travelers easy access, competitive airfares, ample parking near the terminal and
a growing schedule of non-stop and direct jet service. Manchester Airport is the
largest commercial passenger, cargo, and general aviation airport in all of
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northern New England. As a result of a recent runway expansion project, coast-
to-coast non-stop flights now serve Manchester. 

Manchester is well served by major transportation corridors including Interstate
93 & I-293, US Route 3, and NH Route 101.   The City is situated at the center of
the State’s interstate highway system, providing easy access throughout New
England to places including Boston, the Port of Portsmouth (NH) and other
eastern cities. 
There is serious discussion underway related to restoration of commuter rail
service between Manchester and Boston via Nashua and Lowell, with a
downtown station likely to be in close proximity to the Jac-Pac Site.  This is
forward-thinking information but reflects a major recommendation of recent
strategic positioning studies as well as ongoing initiatives of both City and State
officials.  

ECONOMIC AND MARKET OVERVIEW

Office Real Estate Market Demand

In 2005, Manchester experienced a decrease in office vacancy rates for the third
consecutive year.  (Starting at a 17.5% vacancy rate in 2003, down to 12.5% in
2004, and to 9.8% in 2005). 

At year-end 2005, the Manchester office market totaled 6,623,741 square feet,
with 648,903 square feet available.  This compares with a vacancy rate of 14.9%
for the entire I-93/Route 3 Corridor, including the City of Nashua, whose vacancy
rate is 19.8%.  A recent CIBOR survey of available Class A office space in
Manchester indicates an average lease rate (NNN) in Manchester is
approximately $17 per square foot.  This rate might indeed be a major factor in
the low vacancy rates Manchester currently enjoys.

More than 200 diversified manufacturing firms call Manchester home. Nearly
70% of manufacturing jobs are in durable goods production, especially metal
products, electrical products and machinery, and plastics. Over 80% of the work
force in the Manchester MetroNECTA is employed in more than 2,000 non-
manufacturing firms, positioning Manchester as the financial and commercial
center of northern New England.

Today Manchester is home to a variety of businesses. In the Manchester
MetroNECTA (June 2006) the breakdown of employment by business type is: 

•  Manufacturing: 9,600
•  Natural Resources & Construction: 5,600
•  Trade, Transportation & Utilities: 21,100, including 5,100 in Wholesale

Trade, 12,900 in Retail Trade, and 3,100 in Transportation,
Warehousing & Utilities

•  Information: 3,400
•  Financial Activities: 8,800
•  Professional and Business: 12,600
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•  Educational and Health: 16,600
•  Leisure and Hospitality: 9,100
•  Services: 4,100
•  Government: 11,000
•  TOTAL ALL INDUSTRIES: 101,900

Continuing expansion of financial and business services, supported by significant
growth in population and personal income during the past decade, has
contributed substantially to improvement of the area’s economy. The labor force
in the Manchester NH MetroNECTA numbers 109,040 while the unemployment
rate was 3.2% (December 2005).

Tourism development is a new economic strategy for Manchester, which opened
the Greater Manchester Convention & Visitors Bureau in 2003.  The City hosts a
number of cultural organizations at the Palace Theatre such as the New
Hampshire Symphony Orchestra, the New Hampshire Philharmonic Orchestra,
The Currier Art Gallery and the Opera League of New Hampshire.  The City has
over 900 acres of parks and playgrounds and also owns the McIntyre Ski Area
and the Derryfield Country Club, which provide substantial recreational resources
for the community.

The City has made a major effort in recent years to diversify its economy. This
planned effort has led to the location of an array of businesses and industries in
the City, and has provided a strong base for future economic development
activities. Manchester’s core strengths include: a growing regional population; a
comprehensive transportation infrastructure, including New Hampshire’s largest
commercial airport; proximity to the research centers, venture capital, and
educated workforce of the area; and an ideal business climate with non-intrusive
State government, competitive taxes, and other cost structures.

Manchester can provide a low cost alternative to larger metropolitan areas on the
East Coast.  The City’s competitive advantages include: 

•  A high quality of life, conducive to raising a family and with growing new
amenities for young adults

•  An overall tax structure with no broad-based personal income tax, no general
sales tax and the second lowest State and local tax burden in the nation

•  A high educational attainment level coupled with access to multiple colleges
and technical schools within a short drive.
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Photo: Despite its proximity to downtown, the site has an urban, park-like feel in
some areas. 

https://www.usgbc.org/Docs/LEEDdocs/LEED_RS_v2-1.pdf
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In 2005 the City contracted with AngelouEconomics of Austin Texas, an
economic development consulting firm, to develop a Global Economic
Development Strategy to guide the City’s economic development efforts over the
next five years.  Based on the results of that study, the targeted industries of the
City’s economic development program are:

•  Business & Financial Services – integrated service centers, data centers, and
CRM call centers

•  Software and IT – software developers, network security, and information
analytics and visualization

•  Defense/Advanced Security – biometrics, defense manufacturing, and
precision industrial machinery

•  Medical/Life Sciences – bio-pharmaceutical manufacturing, medical devise
manufacturing, medical testing laboratories, and drug development centers 

•  Aviation – air freight, instrumentation manufacturing, and maintenance repair
and overhaul

New Hampshire is rapidly expanding its global presence.  The state is home to
the 12th most active port in the northeast, Manchester is home to a foreign trade
zone (FTZ #81), and the state has two international airports.  These factors and
the award-winning International Trade Resource Center in Portsmouth have
contributed to the state’s strong export numbers, which have climbed 38.95%
over the past four years, greatly exceeding growth rates for the Northeast and for
the U.S.  New Hampshire exported to 160 foreign destinations in 2001, up from
136 markets in 1997.  Canada has traditionally been NH’s most important export
market, accounting for 32% of exports in 2000.  The European market is also
strong.

New Hampshire attracts smaller companies employing 10-50 people.  Many are
family-run or start-up operations relocating from other states.  The State ranks 6th

of the 50 states in the number of new companies started each year on a per
capita basis.

Downtown Revitalization

The Central Business District is composed of a mix of: professional, scientific and
technical service firms; retail and wholesale trade establishments; finance and
insurance firms; and construction and manufacturing firms.  Currently there are
nearly 800 private sector firms located in the Central Business District.  About
20% of the Ccity’s total employment base, or 13,000 employees, is located
Downtown. Nationally known firms such as AutoDesk, DEKA, and Texas
Instruments maintain a strong presence in the Millyard area.

Projects such as the Granite Street Bridge improvements, Millyard Museum, and
FIRST (a non-profit organization founded to inspire students in mathematics,
science and technology) demonstrate the City’s commitment to downtown’s
future.
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The City continues to invest in its downtown and its future. These efforts have
brought visitors and residents to the downtown area for dining, recreation,
shopping and numerous cultural events.  The opening of the 10,000-seat multi-
use Verizon Wireless Arena, home for the American Hockey League’s
Manchester Monarchs, an affiliate of the National Hockey League’s Los Angeles
Kings, in the Downtown in 2001 has been the catalyst for a nationally-recognized
revitalization effort.  Over the past six years, public-private partnerships between
the City and local building owners and developers have rehabilitated four historic
commercial structures in the Downtown area. Numerous restaurants and small
shops have opened, and the City’s nightlife is one of the most energetic in the
region, making it attractive to a market of young professionals. The City’s
promotion of residential development Downtown has resulted in the rehabilitation
or construction of over 200 new residential units, including The Residences at
Manchester Place which contains 204 rental apartment units and 5,200 sq. ft. of
retail space fronting on Elm Street. This project is the City’s first, new, downtown
apartment complex in nearly eighteen (18) years. 

The Merrimack River flows through the middle of Manchester, only a few blocks
from the Downtown area and adjacent to its historic Amoskeag Millyard.
Recognizing the tremendous potential of this natural asset, Manchester has been
focusing redevelopment efforts on the riverfront.  In 2005, the City opened a
6,500-seat riverfront baseball stadium for the Eastern League New Hampshire
Fisher Cats, AA minor league affiliate of the Toronto Blue Jays. Construction is
complete on a 127-room hotel adjacent to the Stadium.  Current riverfront
development also includes a residential project including 45 townhouse
condominiums and 132 garden-style apartments to be built.
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Development Program

Desired Uses 

Proposals should offer to commit the interested development team to design,
construct and finance some combination of the following uses:

(1) an office or technology campus with Class A space within a desired
range  of 250,000-400,000 Square Feet;

(2) retail, restaurant, and entertainment uses to support office tenants as
well as potential new and existing residential customer bases;

(3) a residential component;
(4) parking facilities to address redevelopment and visitor parking needs;

and 
(5) public open space in the riverfront area.

Additional development to maximize Site value and utilization are encouraged.
The objective is to select a developer who will work on this project in partnership
with MEDO and the City of Manchester to meet economic development goals,
while addressing the City’s housing, open space and other objectives. MEDO is
open to a variety of ownership / financing mechanisms in order to complete this
landmark project.  MEDO is committed to selecting a developer and development
program that reaches for these listed goals, understanding the current
marketplace requires flexibility. 

It is recognized that certain projects may not meet all use requirements of local
Zoning Ordinances.  For otherwise well-qualifying projects, the City is willing to
work with the selected proponent to determine where zoning changes or
variances may be obtained to allow for greater financial feasibility of a substantial
economic development project.

Development Design

The City has established design criteria standards to be considered by
developers. 

1. Overall layout and design shall be consistent with established zoning in
the Redevelopment Zone.   Appendix E contains Dimensional
Requirements including FAR, lot coverage, maximum height, and other
regulations.  It is understood that a suitable project may require
variances and the City is willing to work with interested parties to
ensure a financially viable project.   

2. To the extent practical, pedestrian access shall be provided from
Queen City Avenue and Hancock Street directly to the Merrimack
River.  At the end of the above referenced pedestrian access it is the
intent of the City that a continuation of the Riverwalk be created.  This
park shall fall within the Shoreland Protection Area, which is not
developable.  There should be typical public amenities to be
determined and a plan for ongoing maintenance and management. 
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The improved visual quality of the riverfront requires an area of
function, scale and comfort level for pedestrians. Opportunities to
expand green space, improve design quality, provide event
programming, integrate interpretation and strengthen the connection to
the river throughout the development should be explored. 

3. Building heights should be compatible and complimentary to the height
of buildings in other downtown areas. 

4. Buildings shall be constructed of brick, stone, glass or other high
quality materials.

5. Buildings shall be compatible with or complementary to the Amoskeag
Millyard design concepts, as they will be part of the rhythm visitors see
on I-293.

6. While surface parking may be required in certain instances, it is the
intent of the City that the majority of parking should be located within a
structure.  Creative, including below-grade parking solutions will
receive additional consideration.

7. Parking structures shall be of a similar quality to buildings where
exposed to abutting streets or abutting buildings.

8. Parking structures should feature design elements that make them
unobtrusive from I-293.

9. Positive consideration will be given to the inclusion of landmark
architectural elements such as a clocktower or archway that define the
project and are visible from I-293.

10.  US Green Building Council Standards are desirable and MEDO
appreciates any consideration of the LEED criteria.  Although not
formally adopted at the City level, these standards may be used in
consideration of competing proposals.  They can be found at
https://www.usgbc.org/Docs/LEEDdocs/LEED_RS_v2-1.pdf

Financial Analysis 

At a minimum, proponents should complete sources and uses information for the
development, feasibility analysis, and a ten-year cash flow projection with
assumptions clearly outlined. The next section on Submission Guidelines will
detail other financial submission requirements 



15

Submission Guidelines

Procuring and contracting Agency 

MEDO is the issuing agency of this Request for Proposals (RFP).  The person
responsible for managing the developer selection process is Glen Ohlund,
Development Coordinator for the City of Manchester Economic Development
Office.

Mr. Ohlund can be reached at One City Hall Plaza, Manchester, NH 03101.
Telephone: (603) 624-6505 x 4103  
E-mail: gohlund@manchesternh.gov

Additional clarifying data or information, revisions, amendments, and/or
supplements to any part of this RFP will be released to all parties on record.
Preparing and Submitting a Proposal

General instructions

The evaluation and selection of a developer or development team will be based
on the information submitted in the Proponent’s response to this RFP, reference
checks, required on-site visits/interviews, and site visits to representative
development projects completed by the proponent.  Failure to respond to each of
the requirements in the RFP may be the basis for rejecting a response.
Proposals including conceptual plans should present all the necessary
information for MEDO to select a qualified developer for redevelopment of the
Jac-Pac site. 

Incurring costs

Neither MEDO nor the City are liable for any costs incurred by respondents to
this RFP.

Submitting the proposal

Proponents must submit an original (marked), eight (8) copies, and an electronic
version (CD ROM) of all materials required for acceptance of their proposal by
3:00 PM EST, January 18, 2007. 

Glen Ohlund, Development Coordinator 
City of Manchester
Economic Development Office
One City Hall Plaza
Manchester, NH 03101

Proposals must be received in the above office by the specified time stated
above.  All proposals will be time-stamped when accepted.  E-mail responses
and faxes will not be accepted.
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To ensure confidentiality of the document, all proposals must be packaged,
sealed and show the following information on the outside of the package:

-Proponent name and address
-Request for proposal title
-Proposal due date

Confidential information, as defined by New Hampshire statute RSA:91-a, shall
be delivered in a separate package clearly marked “Confidential”.

Proposal Organization and Format 

General

All interested Proponents shall structure their RFPs to facilitate review and
consideration.  In this regard, RFPs must be structured into the following five (5)
parts:

•  Executive Summary
•  Technical Qualifications
•  Financial Qualifications
•  Proposed Project
•  Proposed Project Financing
Proposals should be typed and submitted on 8.5 by 11-inch paper bound
securely. Proposals should be organized and presented in the order and by the
number assigned in the RFP. Proposals must be organized with the following
headings and subheadings. Each heading and subheading should be separated
by tabs or otherwise clearly marked. Financial documents shall be presented in a
separate binder marked “Financial Qualifications and Conditions: Supplemental
Material.”

The RFP sections which should be submitted or responded to are:
Cover Page (Tab 1)
Introductory Letter (Tab 1)
Executive Summary(Tab 1, A)
Responses to technical qualifications and experience (Tab 2)
Organizational capabilities (Tab 2, A)
Staff qualifications (Tab 2, B)
Resumes (Tab 2, C)
References (Tab 2, D)
Responses to Financial Qualifications and Condition (Tab 3)
Responses to Project Description (Tab 4)
Conceptual Plans or Block Diagrams  (Tab 4, A)
Responses to Project Financing-Term Sheets (Tab 5)
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Executive Summary

In the Executive Summary, the Proponent shall provide a brief introduction. The
name, address, telephone, e-mail address and fax number of the contact person
representing the firm shall be clearly stated. Most importantly, the Proponent
shall highlight those points, distinctive qualifications, and capabilities, which it
believes are most valuable to the City. Finally, the Proponent shall identify, in
general terms, how it might approach the Project.

Each proposal shall stipulate that it is predicated upon the requirements, terms,
and conditions of this RFP during the period from date of release of the RFP until
the notice of intent to contract is released.

Technical Qualifications and Experience

Interested Proponents shall describe their technical qualifications and experience
in providing similar services. In particular, the City requests each Proponent to
address the following:

1. The legal name and location of the principal offices of the Proponent and
any other members of the development team. Please describe the legal
and organizational structure of the firms involved. Identify all persons and
firms who will act on behalf of the Proponent and who have the authority
to legally bind the Proponent. Please list subsidiary entities and any
financial obligations retained by the Proponent. 

2. Provide an organizational chart identifying all members, their roles and
responsibilities. Describe the nature of the relationship between the
members.

3. Describe the Proponent members’ experience and capabilities in proving
similar services to those required.  Be specific and identify projects, dates,
and results.

4. Provide resumes describing the educational, work experiences and
specific development project experience for each of the key staff who
would be assigned to the project. Explain each key staff’s role and
expected time commitment to the project. Identify the areas that will be
subcontracted and how those subcontracts might involve minority-owned
businesses.

5. Provide a description of similar urban facilities development  experience of
similar size and scope including budget and performance record (i.e.
quality, cost history comparison to initial budget and scope, cash flow
projections, etc.).

6. Describe the firm’s and individual members’ experience and capabilities in
working with community stakeholder groups to reach consensus on a
development project. Be specific and identify projects, dates, and results.



18

7. Discuss the Proponent’s design/build/finance experience.

8. Provide a listing of current resource commitments and workload. Identify
clients, project scope and schedules.

9. Describe in detail any determination, in the past ten (10) years, by an
arbitration panel, federal, state or local regulatory body or court of law that
any Proponent member has been found in breach or default under any
agreement or contract. Identify by name, location, caption, docket number,
or other form of identification, the proceedings in which such
determinations were made.

10. Describe in detail any incidents, in the past five (5) years, in which it has
been asserted the any Proponent member, or any of its affiliates, have
defaulted or failed to comply with contractual obligations involving more
than $500,000 at issue. Identify the names and location of the parties
asserting such default or noncompliance.

11. Describe in detail any incidents, in the past five (5) years, in which it has
been asserted that any Proponent member, or any of its affiliates, have
been removed from an on-going engagement. Identify the names and
location of the parties executing the discharge.

12. Describe any and all indictments and criminal investigations, regulatory
actions, completed or pending, within the past ten (10) years, in any venue
involving any Proponent member. Identify by name, location, caption,
docket number, or other form of identification, of all such criminal
proceedings.

13. Describe any present or anticipated facts known to the interested
Proponent that might reasonably be expected to adversely affect its ability
to perform the services identified in the RFP.

14. Proponent must include a list of all clients with whom the Proponent has
done business like that required by this solicitation within the last five
years.  For each client or project, the Proponent must include the name,
title, mailing address, e-mail address and telephone number of a contact
person along with a brief description of the project or assignment, which
was the basis for the business relationship. 

Financial Qualifications and Condition

Interested Proponents must demonstrate their financial ability to meet all
potential obligations in connection with executing and successfully completing
the Project. In this regard, the City requests that each Proponent provide the
following: 

1. Audited financial information, including balance sheets, statements of
income and cash flow, and related footnotes for the previous three (3)
fiscal years and unaudited information for the current interim period. If
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audited financial statements are not intended for public viewing, please
provide them in sealed envelopes declaring them “Confidential.”

2. 10K filings and any other additional Securities and Exchange
Commission filings for the previous three (3) years.

3. Annual reports for the past three (3) years.

4. Prospectus for any equity or debt financing in the past three (3) years.

5. Credit reports and ratings for equity or debt financing in the past three
(3) years.

6. Confirmation of the maximum amounts that the interested Proponent is
capable of securing, and willing to secure, in terms of performance
bonds.

7. Confirmation of the maximum insurance coverage the interested
Proponent is capable of securing, and willing to secure, for protection
of the City.

8. Confirmation of assets to be used to support guarantees and legal
recourse of the City in the event of a breach of obligation.

9. Confirmations of the Proponents access to bank lines of credit,
revolving credit agreements, and other sources of liquidity.

Proposed Project

Identify in detail the development plan.  The description must include the
following:

1. Identify in general the proposed development plan and how it will meet
the requirements as outlined.

2. Conceptual Plans or diagrams of the proposed project detailing the
space allocated for various uses.

3. A preliminary development pro forma showing total development
costs and proposed sources and uses of funds for the project.

4. A general overview of the financial strategy and a demonstration of
project feasibility.

5. A proposed schedule for the project, including phasing if applicable. 

6. A description of the methods that will be used to work with the City,
community groups and other stakeholder groups in developing the
specific development proposal, receiving necessary state and local
approvals and delivering the project.
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Project Financing – Term Sheets 

Proposals may encompass more than one financial or real estate transaction.
For clarity, proposals should identify each major financial or real estate
transaction necessary to complete the project for any ownership or involvement
by a party other than the development team. For each major real estate or
financial transaction, the proponent should provide a term sheet that:

1. Describes the major elements of the transaction,

2. Identifies and provides a brief description of each major document
needed to complete the transaction,

3. Notes all the major financial assumptions used in the transaction, and

4. Provides a projection of cash flows that demonstrates the feasibility of
the assumptions.

A term sheet should be carefully prepared.  It should include high-level summary
documents that provide sufficient detail to allow knowledgeable commercial
bankers, investment bankers and attorneys to understand the proposed
transaction on a conceptual basis.  The term sheet should allow a knowledgeable
reviewer to assess whether the described transaction can be reasonably carried
out.  The term sheet for each transaction should be as succinct and clear as
possible and should not exceed 5 pages (not including cash flows).

The term sheets should clearly and separately identify the price the developer is
offering to pay for each land parcel and the required capital contribution the
developer is requesting for each development component.

Follow-up questions that request expanded presentation of material in a term
sheet or request material for purposes of uniform comparison of term sheet
elements will not be considered changes in conditions or objectives of this RFP.
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The Developer Selection Process 

Calendar of Events

Listed below are dates and times of actions related to this Request for Proposals.
The actions with specific dates must be completed as indicated unless otherwise
changed by MEDO.  In the event that MEDO finds it necessary to change any of
the specific dates and times in the calendar of events listed below, it will do so by
issuing a supplement to this RFP.  There may or may not be a formal notification
issued for changed in the estimated dates and times.

DATE EVENT

November 6, 2006 Date of RFP issue

December 6, 2006 Developer’s Conference and Site Tour

January 18, 2007 Proposals due 3 PM (EST), evaluated for completion

February 1-9, 2007 Oral Presentations Scheduled

February 12-23 Final Evaluation, Clarification and Selection Period

By March 16, 2007 Announce Preferred Developer for Board of
Mayor & Alderman Approval (Requires
Developer Attendance)

By September 16, 2007 Exercise Development  Agreement 

Process

Any issues concerning the RFP may be discussed at the Developer’s
Conference and Site Tour or may be submitted in writing or via phone to:

Glen Ohlund, Development Coordinator
City of Manchester
Economic Development Office
One City Hall Plaza
Manchester, NH 03101

Proponents are expected to raise any questions, exceptions, or additions they
have concerning the RFP document at this point in the RFP process.  If a
proponent discovers any significant ambiguity, error, conflict, discrepancy,
omission, or other deficiency in this RFP, the proponent should notify the above
named individual of such error and request modification or clarification of the
RFP.  
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Proponent Interviews

Oral Presentations

If requested, Proponents shall be required to participate in interviews to support
and clarify their proposals. Every reasonable attempt will be made to schedule
each presentation at a time and location that is agreeable to the Proponent.
Proponents will be required to provide a detailed presentation to the selection
committee and answer interview questions. Failure to interview on the date
scheduled may result in rejection of the proposal.

Proposal Irrevocability and Withdrawal

Irrevocability

Proposals shall be irrevocable until contract award unless the proposal is
withdrawn.   All proposals remain the property of the City

Proposal Withdrawal

Proponents may withdraw a proposal in writing at any time up to the proposal
closing date and time or upon expiration of 60 days after the due date and time if
received by the MEDO Development Coordinator. To accomplish this, the written
request must be signed by an authorized representative of the proponent and
submitted to the MEDO Development Coordinator. If a previously submitted
proposal is withdrawn before the proposal due date and time, the proponent may
submit modifications or another proposal at any time up to the proposal closing
date and time.

Proposal Selection and Award Process

Preliminary evaluation

The proposals will be reviewed initially to determine if mandatory requirements
are met. Failure to meet mandatory requirements may result in rejection of the
proposal. In the event that all Proponents do not meet one or more of the
mandatory requirements, the City reserves the right to continue the requirements
specified in this RFP.

Evaluation criteria

The purpose of the RFP is not only to determine the extent to which Proponents
may be interested in partnering with the City, but also to select the Proponent
that is deemed most qualified, both technically and financially, and who has
demonstrated experience successfully executing projects of similar size and
scope. MEDO will make an assessment of the Proponent’s technical
qualifications to execute and meet the Project’s requirements. MEDO will also
make a determination of the extent to which the Proponents are financially
capable to meet the proposed commitments. 
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In making the evaluation and assessment regarding proposals, each Proponent
shall meet the following criteria:

1. A demonstrated ability to execute a project of similar size and scope.

2. A demonstrated ability to effectively communicate. 

3. A demonstrated knowledge of urban redevelopment.

4. A demonstrated understanding of the Project objectives. 

5. Innovative methodologies to be incorporated in completing the Project
expeditiously and cost effectively.

6. A demonstrated ability to meet the desired completion schedule.

7. A demonstrated ability to procure adequate performance bonding.

8. A demonstrated ability to procure necessary insurance coverage.

9. A demonstrated strong financial condition.

10. A demonstrated cash liquidity to ensure satisfaction of all commitments
and undertakings.

11. A demonstrated commitment to provide adequate recourse to the City
of Manchester in the event of breach of commitments, through
performance bonding, insurance and performance guarantees of
parent companies.

12. A demonstrated ability to provide and execute financing alternatives.

Proposals will be evaluated using the following criteria:

•  Developer’s expertise, experience and financial capacity  
•  Overall responsiveness to the requirements of the RFP 
•  Financing approach and proposed uses 
•  Proposed development schedule
•  Responsiveness to the goals 
•  Economic Value of the Project
•  Offer Price

Right to Reject Proposals and Negotiate Contract Terms

MEDO and the City reserve the right to reject any and all proposals.  The City
may negotiate the terms of the contract with the selected proponent or team prior
to entering into a contract.
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Sketch - Early conceptual plan for the former Jac-Pac Site with suggested uses.
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